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Abstract 
Purpose: This paper is to identify the importance of Building Condition Survey Report (BCSR) for New House 
Buyers by way of listing the detailed of building defects and to report any building‟s specification incompliance 
literally stated in Sales & Purchase Agreement (SPA) and to highlight requirements of Uniform Building By-Law 
(UBBL). BCSR will be used as a comprehensive report to be submitted to the respective property developer for 
repairing and replacement works. In the event, If property developer failed to carry out the required complaints, the 
same report could be extended for filing to Tribunal of Housing Claims. Thus the report will protect the interest of 
new house buyers. Methodology: This paper attempts to establish understanding and importance of BCSR in 
reporting all defects occurred within Defect Liability Period (DLP). This research presents preliminary study on 
BCSR contributions in securing interest of New House Buyers in Malaysia. The research adopts comprehensive 
literature reviews from numerous published sources such as journals, magazines, government reports, unpublished 
thesis and website document focusing on Malaysia‟s housing problems published by Malaysia Ministry of Local 
Housing and Authority (MLHA). Comprehensive literature reviews focusing on the Scenario housing of problems in 
Malaysia, Understanding the rights within Defect Liability Period, Understanding the importance of building 
condition survey report and its benefit to New House Buyers. Anticipated Outcomes :  The paper expects that new 
house buyers will understand the function of BCSR to list their defects complaints before submitting them to 
Property Developer. BCSR should be recognized as a double edged sword, whereby it can be used as a tool for 
Property Developer in monitoring defects complaint and to ensure every complaint received to be rectified by the 
appointed contractor.lastly, the paper intends to generate awareness among new house buyers on their rights to 
receive newly completed houses in acceptable standard.   
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1. Introduction 
 
    The development of housing industry in Malaysia could be seen as early after independence in year 
1957. The government through its agencies has taken necessary steps to ensure every Malaysian is able to 
stay in his or her own house. The provision of housing for every country is vital to achieve social and 
economic stability as well as to support national development. The responsibility to build housing in 
Malaysia is initiated by the government and private property developers. The introduction of New 
Economic Policy in year 1971 has earmarked the housing policy in Malaysia. NEP initiated to boost 
national unity and one of the key issues is to put housing industry as a leading role in stimulating 
economic growth. It focuses on the new development of housing estates in new areas. The idea is to 
achieve economic balance between rural and urban areas. For many house buyers, purchasing a house 
means making a long-term commitment to repay the loan incurred, sometimes until they retire or even 
beyond retirement. And when difficulties arise, a person will sometimes find his plans for income 
allocation going haywire. [1]    
 
    The Malaysian government‟s effort is to “provide sufficient, affordable and quality houses for every 
Malaysian citizen with emphasis to develop low and low medium cost houses” (EPU, 2001 p. 516). The 
initiative by the Malaysian government is well accepted by the public as well as Private Housing 
Developers. However the implementation of the said initiative is facing challenges, whereby the number 
of housing provided is far from meeting the demands for the low income group. [2].  
 
    The research on housing issues has so far not limited to the study of the physical, structural and 
functional features. More and more researches are now covering the study of how people think of these 
issues and how they affect their lives. As such, measuring housing quality has become an important tool 
and local governments in both the UK and USA conduct regular tenant satisfaction surveys to ensure that 
households are satisfied with the provided housing and its services [3]. 
 
2. Background of Housing in Malaysia  
 
    In early years after struggling from independence, Malaya faced many problems related to the major 
ethnics. The Malaysian Government has taken a step further in providing low cost housing since 
independence through the implementation of Five Years National Plan.  
 
    Government agencies are responsible in providing housing for the lower income group through Federal 
agencies such as Syarikat Perumahan Negara Berhad and establishment of State Economic Development 
Corporations to continuously deliver affordable houses to the people. The control of ceiling price for low 
cost houses started in 1982, when the price was fixed at RM25,000 per unit. However due to the time 
factor and hike in construction cost, the ceiling for low cost houses had been revised    
 
   The 10th Malaysia Plan revealed by the Government in October 2010, outlined the continuous effort by 
the government to provide 78,000 units of affordable houses to be built within the next five years. The 
initiative will be carried out by the federal agency to ensure the interest of every Malaysian will be 
protected by way of providing sufficient houses to the people.   
 
    In Malaysia the residential development is initiated by Private Property Developers. According to 
Ministry of Local Housing and Government, the total number of registered Property Developer has 
reached 400 companies. The increased in the number of active property developers are due to the various 
initiatives taken by the government to encourage property ownership in Malaysia. Among the famous   
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campaign is Malaysia My second home (MM2H). It gives various incentives to foreigners to own 
properties in Malaysia. The recent announcement by our Prime Minister is to provide access to first house 
buyers to purchase property below RM220,000. The “Skim Rumah Pertamaku” was launched by Prime 
Minister Dato‟ Sri Mohd Najib at the Putra World Trade Centre on Tuesday, 8 March 2011 [1].   
 
    The new scheme is well accepted by the public as well as Residential of Housing Developer 
Association (REHDA) of Malaysia. It will spur the economic growth, driven by the property sector. 
According to build-then-sell concept, the buyer is required to make progressive payment according to the 
stages of completion of construction as regulated by the Housing Development (Control and Licensing) 
Regulations 1989 [4]. The practiced system does not permit the house buyers to inspect the purchased 
houses during construction stage. As a result more house buyers are focused to accept and live in 
defective houses. Their whole life investment is gone in the blank of an eye.  
 
Table 1.0: Government policies and National Malaysia Plan until 2015 
 
Five Years 
Malaysia National  
Policy  Emphasis on Housing Policy  
Before 1957  
1961-1965  
1966-1970  
Colonial  
2nd Malaya Plan  
1st MP  
Housing Trust and quarters.  
Democratic housing ownership and squatters  
Low cost and public housing  
1971-1975  NEP – 2nd MP  Urbanisation, industrialistion, public housing 
estate.  
SEDC, UDA, Felda and SPPK.  
1976-1980  3rd MP  National Housing Council 1980.  
Low cost housing, Felda, quarters.  
1981-1985  4th MP  Low cost, medium and high – public and 
private price, qualification, type, design.  
1986-1990  5th MP  Population settlement concept, infrastructure 
and public amenities for public unity.  
1991-1995  6th MP  Malaysian privatisation and incorporated 
concepts in housing construction such as low 
cost.  
1996-2000  7th MP  National Housing Company – RM2 billion 
and CIDB, smart partnership and housing.  
2001-2005  8th MP  Integrated National Housing Policy.  
Government – Low cost housing.  
Private – Medium low, medium and high 
cost housing  
Target achieve zero squatter.  
2006-2010 9th MP To provide sufficient quality and affordable 
housing for all citizens. This will be 
implemented through Program Perumahan 
Rakyat 
2011-2015 10th MP Provision of adequate housing as well as 
ensuring  safe, healthy and harmoniuos living 
environment complete with public amenities 
and qualtiy recreational facitltiies 
 
Sources: [5], and the 8th, 9th & 10th Malaysia Plan and National Housing Policy (2011). 
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3. Building Condition Survey Report (BCSR) 
 
    Building condition surveys are carried out on all building types; institutional, commercial as well as 
housing. The range of data collected covers issues of legal compliance, energy and space utilisation, as 
well as condition. It is essential to determine the questions which the client wants to address: one of the 
key issues to get the best out of a condition survey is to define the purpose of the survey clearly at the 
briefing stage. 
 
Condition Survey is an inspection of a building or other structure, at a certain date, to determine its state 
of repair and may requirements for maintenance. It is often carried out on regular basis for certain types 
of property.  
 
A building condition survey may be described as a survey to collect information about the condition of 
the buildings for a defined purpose. Condition is the criteria by which the buildings to be judged. 
Condition may be interpreted broadly. Typical condition issues include the following : 
 
 a) State of repair or disrepair; 
 b) Physical state  and need for maintenance; 
 c) Existence of components 
 d) Health and Safety 
 e) Fitness for purpose. 
 f) Capacity to meet regulatory requirements; 
 g) Capacity to meet performance requirements 
 
Source : [6] 
 
 
 
The purpose of condition survey is to give an independent „professional opinion‟ on the condition of the 
properties. 
 
Professional opinions are on : 
 
a. Building structure (Foundation, Column, Beam, Floor, Wall, Roof etc) 
b. Comment on sitting, environment, and planning of the property. 
c. Report on finishes, services and some major fixtures and fitting. 
d. Give observation and recommendation on maintenance cost both immediate and 
future. 
 
 Source : [7] 
 
 
4. Condition Survey Report for Residential Properties 
 
    In Malaysia, the property developer will obtain vacant possession, once the house is completed and 
also upon verification made by an Architect. The house buyers will be called for key collection and they 
will be invited for first house inspection to identify and report any building defects occurred to their 
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house. The dilemma arises, when most of the house buyers do not have technical knowledge about 
building defects. They tend to overlook the detail of the building defects. As a result, the building defects 
could not be rectified accordingly due to incomplete report given by the house buyers. The condition 
survey report will provide detailed information comprised of , building plan, list of defects and photos.  
  
 
5.  Importance of Condition Survey Report for New House Buyers in Malaysia 
 
To protect interest of new home buyers 
 
i. Confirmation on materials and workmanship of the building.  
 
    In general, new house buyers are eager to move in their new house once issuance of vacant possession 
is given by the Property Developers. Building defects could be identified through visual inspection, 
However ,any legal incompliance due to the materials used and workmanship are difficult to determine 
by the house buyers. Most of the vendor‟s representatives try their best to avoid from receiving many 
complaints pertaining to the defects of the buildings. The situation is even worse, when the owner lacks  
technical background to confirm on specification and building condition of the property.  
 
    In Malaysia, the property developer is subjected to the Housing Development [8].  The provision of 
Clause 13 in Schedule H of Housing Development [8]. Stated that the property shall be constructed in 
accordance with the plans approved by the appropriate authority. The law has also highlighted no changes 
or deviations therefore shall be made without the consent in writing of the purchaser except such as may 
be required by the appropriate authority. In view of the above matter, most of the vendors, take advantage 
on buyers who lack technical knowledge and legal rights of their property. As such, the building 
condition survey report (BCSR) will reveal information related to specification, material and 
workmanship.  
 
 
    The standard Sale and Purchase Agreement (SPA) in schedule G and H of the [4], clause 14 uses the 
phrase “the building shall be constructed in a good and workmanlike manner”. It is clearly stated that 
property developer to deliver completed houses in good quality in relation to workmanship and  
materials.    
 
 
ii. The right of new house buyers are protected under provision of Defect Liability Period  
        (DLP).        
 
    In Malaysia, any new completed houses are protected under the provision of Defect Liability Period 
(DLP) as stated in Clause 29 in Schedule H of Housing Development [8]. Any defect, or other faults in 
the said parcel or in the building or in the common property which shall become apparent within a period 
of twenty four month (24 months) after the date of vacant possession of the said parcel. Most of the new 
home buyers are not aware of their rights, that any defect of the property could be claimed to the vendors.  
 
    The same Clause also allow the home buyers to exercise their rights by way of carrying out 
rectification works on their own and to bill the vendor for the amount used. This is impossible if after 30 
days have passed since the complaint was filed, no appropriate action is taken to rectify the defects. The 
purchaser to inform his intention to make good the defects within 14 days after expiry of the said period 
of 30 days. The vendor‟s solicitors shall release such cost to the purchaser from the stake holder sum held 
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by him. The Building Surveyor will provide professional advice to the client and all recommendations to 
be stated in BCSR. 
 
 
iii. To be used as a tools for Property Developer to manage building defects. 
 
    The condition survey report is a comprehensive report containing a list of defects, photo, building plan 
and recommendation of rectification work. The vendor can use the report to monitor the appointed 
contractor to carry out rectification works. The Report will be used as a tools to the Property Developer to 
monitor every building defects and statutory incompliance related to the houses. The report is an 
imperative tool to monitor the progress of rectification work to be done by the appointed contractor 
within Defects Liability Period (DLP). DLP is effective for 24 months after vacant possession and within 
this period, the owner could lodge their complain and to be rectified by the Property Developer with the 
said period. [8].   
 
 
 
iv. To be used as a Professional Report by Tribunal for Homebuyer claims (THC) in assessing   
       the quantum of building defects. 
 
    The Tribunal for Homebuyer Claims (THC) as a government body who responsible to carry out legal 
proceeding towards irresponsible property developer. The report will be used as evidence issued by 
professional consultant to assess the quantum of building defect. The report will be submitted complete 
with estimated repairing cost for every listed building defects. THC will implement final inspection based 
on the submitted condition survey report to validate the current status of building defects. The Tribunal 
for Home Buyers Claims will assess the report and to use for site inspection before the reconfirmation on 
the status of reported building defects. However, the final amount of compensation to be paid will only be 
determined by the Judges based on the advise from Technical Committe of Tribunal for Home Buyers. 
 
v. Compliance of Building’s specification as stated in Uniform Building By-Law 1984(UBBL). 
 
    In Malaysia, [9] is a by-law mentioning minimum requirements to be complied by the designers and 
stakeholders in determining specification of the building inclusive of design, size, materials and 
professional fees. The BCSR will not only be limited to identifying building defects, but the report is also 
used to confirm on the compliance of building specification as stated in [9]. In general, the public is not 
aware of the existance of [9] as a By-law governing the aspect of minimum requirements to be adhered 
by building designers to ensure the building is fit to be used as human habitat. The technical and legal 
terms used in UBBL have made it difficult for public to really understand the meanings of the stated 
clauses and it will only be available to be read by respective professionals related to the building 
industries. The BCSR will address any incompliance of By-law found on the physical of the buildings. 
The BCSR will be used by purchaser to complain and seek compensation for any By-law incompliance.   
      
  6. Conclusion 
 
    The problems of defective houses reported in Malaysia are so rampant and therefore call for immediate 
steps to remedy the situation. The provisions of many clauses that govern the housing industry are still 
insufficient to ensure only quality houses are to be delivered to the purchaser. It is even worse when most 
of the property developers are keen to increase their profit and lacking in providing quality houses. The 
Building Condition Survey Report is an additional tool to protect the interest of new home buyers. This 
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paper provides some information pertaining to the needs to have Building Condition Survey Report for 
every new house buyer. This is also to ensure every Malaysian lifetime investment is given good return 
and at the same time to curb errant Property Developers by way of paying commensurate compensation 
as a return to the defective completed buildings.    
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